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Back Bay Not On Back Burner 


The South Boston Seaport District isn’t the only Boston neighbor- 
hood skyline with lots of construction cranes. Back Bay is or will 
soon be seeing close to a dozen major developments in design or 
under construction. A few are renovations, like the Public Library 
retail, but most are new construction. A sampler: 

Back Bay/South End MBTA Station now has a Boston Properties 
presence with uniformed security personnel in the station and im- 
proved general maintenance and cleaning. 

John Hancock Life Insurance’s proposal for a 625,000-s.f., 26-story 
elliptical building at 380 Stuart St. (between Clarendon & Berkeley 
streets) was approved by the BRA. The $350 million office tower 
will replace an existing nondescript 9-story office building and will 
begin the design review process (in some circles known as a rubber 
stamp) from the City with the start of construction hoped for third 
quarter 2016 and completion in 2019. SOM/CBT Architects. 

Simon’s 52-story Copley Tower is progressing slowly with 
a Public Improvements Commission change to the sidewalk curb 
along Stuart/Dartmouth street intersection. One lane will be re- 
moved from Stuart Street and the curb along Dartmouth will lose a 
parking lane for some of its length. The new retail, 421 apartments 
with 120 condominiums, 625-foot tower does not yet have a start- 
ing date but appears to be on track to begin in 2016. (No word on 
the new grazing grounds for horses sculpture Paint and Henry). The 
Saunders proposed hotel and housing tower at Stuart and Clarendon 
streets is still ruminating and perhaps will resurface in early 2016. 

The “Viola” complex proposed by Peebles Corporation Develop- 
ment at Massachusetts Avenue and Boylston Street was approved by 
MassDOT and MBTA for the first of three air rights projects at that 
location. The developer has agreed to pay $30.5 million in rent for 
the parcel which is estimated to cover two-thirds of the new $46 mil- 
lion Hynes MBTA Green Line station at the site. The MBTA station 


Transforming Boston Theaters 

Recent reports of “upheaval” and chaos in Boston’s theater 
scene is really just part of the evolving arts picture in the city 
and nationwide. Three theaters announced major changes to their 
operations: Citibank is ending support of the Wang and Shubert 
theaters; Emerson College is considering making the Colonial 
into a dining hall; and Boston University is selling the Boston 
University Theatre, home to the Huntington Theatre Company. 

These moves reflect the continuous evolution in live arts 
entertainment over the last 30 years. In 1990, Robert Putnam 
in Bowling Alone reported that only 15 percent of Americans 
attended a live concert or theater. Now the National Endowment 
for the Arts reports the number is 8.3 percent (2012). The ease of 
streaming and downloading joined television as the big reason 
for the decline. 

So given the changing ways people participate in the arts, 
new approaches to theaters are inevitable. No existing condi- 
tions data from “Boston Creates,” the City’s in-process cultur- 
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380 Stuart St. view from Boston Common. Rounded corners allow 
wind to flow around building to reduce wind effects on the street. 


handles 9,000 boardings per day and is a key bus transfer location 
for the Rte. | bus. The reconstruction will also allow for mobility 
impaired riders to use the station. (Note: the development can move 
ahead without the station improvements and given the present state 
of MBTA finances anything could happen). The present develop- 
ment envisions an | 1-story building with a 160-room boutique hotel, 
173 condominiums and apartments with ground-floor retail plus two 
public plazas. The construction is not slated to begin until 2019 by 
which time there is conjecture that the agreed-to height and bulk of 
the Peebles proposal may increase due to increased costs and market 
pressures. The City’s Article 80 Large Project Review may begin in 
early 2016 and may modify the exterior design as well. 


al plan, have been released, but when it finally is it’s likely to 
show some trends in Boston’s theater scene: 

¢ In the last 30 years, four theaters have been resurrected (Par- 
amount, Modern,Opera House, Cutler Majestic); , 

* Five new stages at two theaters arrived (Boston Center for 
the Arts, Mainstage at RCC); 

¢ Four theaters have become niche venues for concerts, comedy, 
and long-running acts such as Shear Madness (Charles Play- 
house, Wilbur, Orpheum, Boston Playwrights’ Theatre); 

* Boston Center for the Arts has six theaters ranging in size 
from 90 to 372 providing a different theater experience from 
the Wang or Colonial; and 

¢ Academic uses by Emerson, BU, Suffolk and RCC help 
maximize use of the space and encourage preservation 
opportunities. 

Changing participation in the arts and changing demograph- 
ics in cities are forcing new approaches to theaters, and the 
chaos some claim could simply be adjustments. 
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Fad or Innovation? Boston Skyline to Feature ‘Round’ Buildings 


What goes around comes around 


Why are buildings usually boxy rectangles? From a land development point of view, rectangular buildings maximize most urban site layouts 
which are usually rectangular. But three proposed buildings in Boston aim to change that by introducing the city to round buildings where 


there is no corner office. 
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22-story building proposed with two levels of re- 
tail, 110 residential units, and three levels of park- 
ing. Developer is Cronin Holdings LLC; architect, 
Elkus Manfredi. Status: Under review by BRA. 


Mayor Walsh’s ad- 
ministration has a re- 
markable knack for 
tagging programs, ini- 
tiatives and plans with 
“cute” but obfuscatory 
names. 

Advertising experts 
recommend crafting 
messages using simple 
but descriptive lan- 
guage and focusing on 
function. Well, these 
program names seem 
geared to insiders and 
advertising profession- 
als. The average resi- 
dent would have trouble 
guessing the program 
goals or plan emphasis. 

The Boston Inform- 
er prepared a list of 
jargon decoded for our 
use so we could make 
heads or tails of the 
Walsh Administration 
lingo. We are happy to 
share it. 


“Iconic” 





Decoder for Walsh Administration Jargon, Tech-Speak and Argot 


Imagine Boston 


GoBoston 2030 

Roll it Forward* 

Mayor's Cup* 

Plan: JP/Rox 

Plan: So. Boston Dot Ave. 
Innovation District* 


Innovation Center* 


doit (Dept. of Innovation & 
Technology)* 


data driven 


Office of New Urban 
Mechanics 


Boston Creates 
Visioning Lab 
CityScore 
DriveBoston 


Slow Streets 
Neat Streets 





* Attributed to Mayor Menino 


380 Stuart St.,Back Bay. Proposed office building with 
“world-class urban design quailty,” this 26-story building 
would have ground-floor retail and 175 below-grade 
parking spaces. Developer is John Hancock; architect, 
SOM with CBT. Status: Approved by BRA. 















One Congress, Government Center. Tower 
would be 528 feet tall, 1.01 million s.f. “Juxta- 
posed to the rectilinear towers of the city sky- 
line, the new office tower's sweeping form will 
be a new icon.” Developer is HYM; architect, 
CBT. Approved by BRA. 













| What ts NOT 
New TV series 


Cheer for sports team Citywide transportation plan 
King Arthur Flour ad Program gives used bikes to low-income 


, 
Citywide Master Plan 





» | Temporary building in Innovation District for 
“your average event space the innovation set to gather 
Streamlined Nike ad Umbrella department engages, empowers, 
omitting “Just” and improves life through technology. 
Star Trek Uber driver Data surround policy decisions 
Taxi fleet garage operators se a Cy ee for ways to improve 
Tagline for many initiatives 
(“.. Creates Jobs, Peace, etc.) Boston's cultural planning process 








Boston Harbor Garage Redevelopment 
The Ongoing Saga 


Nine years ago Prudential Real Estate Investments (98 percent part- 
ner) and the Chiofaro Co. (2 percent partner and project manager) 
bought the Boston Harbor Garage at Central Wharf on the downtown 
waterfront. Six years ago they announced plans to tear down the ga- 
rage and replace it with two towers, 600-feet and 550-feet tall with 1.3 
million s.f. and essentially no open space. The proposed plan would 
violate the State’s Chapter 91 waterfront regulations that limit devel- 
opment to 155 feet and requires 50 percent open space. The proposal 
would also go against the Boston Redevelopment Authority’s (BRA) 
Greenway District Guidelines with a 200-foot height limit and 50 per- 
cent open space requirement. 





The proposal was flatly rejected by then-Mayor Menino and the State, 
but was resurrected when Mayor Walsh took office. In 2013 the BRA 
began developing its Downtown Waterfront Municipal Harbor Plan 
and proposed limits of 600 feet and 900,000 s.f. maximum. 

The Chiofaro Co. claims it needs to develop 1.3 million s.f. for a 
financially viable project, and apparently Prudential is currently sup- 
porting that claim. The New England Aquarium, the Conservation 
Law Foundation, and Harbor Towers, among others, argue this densi- 
ty of building is totally inappropriate for a site on the waterfront. 

The BRA began work on the Municipal Harbor Plan three years 
ago and the end is still no where in sight. The problem is that in- 
stead of developing a plan, the BRA is hung up on development ne- 
gotiations with the garage owners, Prudential Real Estate Investments 
and the Chiofaro Co. No timetable for completing the overall Mu- 
nicipal Harbor Plan guidelines has been announced. Meeting dates 
and presentation are posted on the BRA website (Plannng Initiatives) 
http://www.bostonredevelopmentauthority.org/document-center?pro- 
gram=68&page=6. 





Chiofaro original two-tower proposal from Rose Fitzgerald 
Kennedy Greenway. Image by George Thrush for Harbor 
Towers (2014). 





HelmetHub Vending Bust—tntroduced by Mayor 
Menino with great fanfare in November 2013, HelmetHub 
bike helmet vending was heralded as a Boston cycling 
first. Boston achieved another cycling first when it shut 
down the trial (one helmet machine at the Hubway bike 
share station on Massachusetts Avenue) for good after two 
weeks and never said a word about the program failure. 
Two years later, the Hubway website still lists the vending 
location, and the City says it’s watching other cities to see if 
anyone develops a decent vending machine. HelmetHub’s 
closed website has a message that it is being “overhauled.” 

HelmetHub began at MIT and wona 2012 MassChallenge 
grant to develop the helmet vending machine. Boston 
selected HelmetHub through a competitive process in May 
2013. According to the City’s online Open Checkbook 
database, the City paid HelmetHub about $240,000 between 
May and July 2013, months before the trial program began. 

The Boston Transportation Department spokesperson 
said the City “will continue to research any new equipment 
that becomes available that works to provide this service,” 
but the City ended up paying about $240,000 for two 
weeks of helmet vending. Did the City get its money back? 





Housing Economics Update—the Boston housing 
market continues to grow with luxury and upper-income 
developments leading the charge. The record number of 
affordable units permitted in 2015 — 1,022 —barely registers. 
The Millennium Tower (Filene’s) sale prices are running 
near $3,000 per square foot and the proposed Government 
Center tower is looking at $4.50 per-square-foot rentals 
($3,600 for a 800-s.f. unit). A recent Boston Foundation 
study shows the cost of construction is roughly the same for 
urban multi-story residential at all levels ($274 per s.f.), and 
that after construction costs (58% of total development costs), 
land acquisition is the next biggest expense (15% of total). 

Developers of 10 or more units not building affordable 
units on site now must provide more off-site affordable units 
(increased from 15% of the total to 18%) and the cash-in- 
lieu contribution is now $380,000 maximum. Unchanged is 
the percent of on-site affordable units, still 13%. 

These changes won’t do much to help the City reach its 
target of 38,200 affordable units by 2030. Even if every 
year produced over 1,000 affordable units over the next 15 
years, Boston would still be short over 20,000 units in 2030. 
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Saul Keep up on news, events, irony. 
Follow us on Twitter @bostoninformer 





Imagine Boston 2030 Master Plan poses residents in 
front of a single picture and asks what they want... 


IVIAGINE 2030" IWIAGINE 200" 
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Eddie from Dorchester would like to Chelsea from Back Bay would like 
see City Hall turned into the world’s 24-hour pedestrian shopping districts 
biggest Dunkin’ Donuts with built-in child care and free lattes 
BOSTON BOSTON 
IMAGINE 2520 IMAGINE 2x0 
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Ernesto from Revere would like to Kyle from JP would like to 


bring back the elevated expressway Centre Street turned into one big 
and seal up = ag = Tunnel, aka dedicated bike lane 
the Big Fi 


Imagine meaningful Master Plan outreach 


Farewell to The Boston Informer’s fabulous illustrator, David Bryson, 
who has been making us chuckle since 1998. David will be devoting 


more time to his tattoo art and gubernatorial portraits. Check out his 








© David Bryson ¢ saltydave.com 2016 


You Were Asking 


Q. Howmuchof the transportationsystem (MBTA, Logan, 


roads, etc.) in Boston is not controlled by the City? 


A. Alot. All public transit, air services, water transporta- 


tion, are notunder the City’s control. Hundreds of miles 
of roadway are owned by DCR, Massport, MassDOT, 
and private entities. Most parking lots and garages are 
privately owned. Quantifying non-City transportation 
and developing policies inthe master plan to deal with 
lack of direct control is essential. 


Q. What did Mayor Walsh’s Late Night Task Force come 


up with to fostera “safe and vibrant late nightculture”? 


A. A number of common sense and other changes were 


recommended: allow restaurants to serve food until 
midnight; streamline licensing requirements; extend 
liquor-license hours in designated downtown areas; 
and allowing drinking on patio without requiring food. 
Some changes would require legislation. 


Q. Isee the oversized glass Government Center MBTA head- 


house every day. How much did the new station cost? 


A. Thelow bid was $81.9 million, 26% higher than the bid 


the MBTA rejected because it was too high (45% over 
the estimate). New station will open March 26, 2016. 


Q. Mayor Walsh pledged $39 million for about 1,194 


units of “less-costly” housing. Is it possible to create 
or preserve 1,194 units for $32,600 per unit? 


A. No. Boston funds about 15% of the construction cost. 


Construction cost per average Boston 2-bedroom unit 
(2015) is about$225,000-250,000 and TDC (total develop- 
ment costincluding consultants, legal, land acquisition, 
environmental) is about $350,000-$400,000 per unit. 
Therefore, $39 million would cover construction costs 
for about 160 units if the City were the only funding 
source. State, federal, foundations and semi-private 
funds support the difference. 


PEOPLE MOVERS 

Jack Wright, former MBTA & Central Artery /Tunnel offi- 
cial to interim manager for MBTA Green Line Extension. 

Scott Bosworth, former Weld & Cellucci official to Chief 
Strategy Officer (new position) to “reform the MBTA 
and reimagine how DOT delivers services.” 

Joe Freeman, from Tetra Tech to BETA Group.. 

Maureen Cavanaugh, from Epsilon Associates to VHB. 

William Young, from Back Bay Architectural District 
director of Design Review to Epsilon Associates. 

Ken Buckland, from The Cecil Group to KJ Buckland 
Associates, planners. 

Chris Osgood, from Office of New Urban Mechanics to 
Boston’s Chief of Street, Transportation and Sanitation. 

Lourenco Dantas, from Massport to Manager of Certifi- 
cation Activities for the Boston MPO. 

Ed O’Donnell, from Somerville economic development 
chief to the new position of BRA Director of Real Estate. 

Nicole Buxton, from Nobis Engineering to Margulies 
Perruzzi Architects. 

Christine Poff, from executive director of Franklin Park 
Coalition to National Association of Social Workers. 


